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fully  finished  with  appropriate  furnish- 
ings and  equipment;  it  will  be  rent-free 
The  child  care  center  will  serve  em- 
ployees of  the  complex  as  well  as  fami- 
lies in  South  Boston  and  Chinatown. 

Recognizing  the  ever- increasing  cost  of 
quality  child  care  and  shrinking  public 
resources,  the  development  team  will 
work  closely  with  the  selected  child 
care  provider  to  promote  affordability 
within  the  TECHNOPOLIS  child  care  fa- 
cility by  encouraging  direct  tenant  in- 
volvement. Strategies  will  include  the 
establishment  of  a  tuition  assistance 
fund  for  low-  and  moderate-income 
workers,  encouraging  tenants  to  pur- 
chase slots  for  their  employees,  tenant 
involvement  in  the  center's  fundraising 
aaivities,  tenant  participation  on  the 
child  care  center's  Advisory  Board,  in- 
stitution of  a  sliding  fee  scale  system, 
and  encouraging  tenants  to  provide  in- 
kind  contributions  of  supplies  and 
equipment. 

In  addition,  working  with  the  child 
care  provider,  the  development  team 
will  provide  tenant  companies  with  ad- 
ditional information  on  child  care  op- 
tions for  their  employees,  such  as  in- 


formation and  referral  services,  depen- 
dent-care assistance  programs,  materni- 
ty and  paternity  leave  policies,  and 
lunch-time  seminars  for  parents  on 
child  care,  child  development  and  pa- 
renting. 

The  development  team  believes  that 
the  TECHNOPOLIS  child  care  center  will 
greatly  benefit  from  the  cultural  diversi- 
ty offered  by  its  proximity  to  China- 
town and  South  Boston  and  its  urban 
location.  Special  outreach  will  be  done 
to  attraa  families  from  these  neighbor- 
hoods. In  addition,  efforts  will  be 
made  to  recruit  teachers  and  child  care 
workers  from  both  communities. 


CREATION  OF  AFFORDABLE 
HOUSING 

The  TECHNOPOLIS  development  wUl 
have  a  significant  impact  on  the  crea- 
tion of  affordable  housing  in  Boston.  It 
will  generate  nearly  $11  million  in 
housing  linkage,  with  20%  going  to  the 
adjacent  neighborhoods  of  South  Bos- 
ton and  Chinatown.  The  development 
team  will  recommend  to  the  Neighbor- 


hood Housing  Trust  support  of  ongo- 
ing affordable  housing  programs  in 
both  Chinatown  and  South  Boston  for 
first-time  homebuyers,  and  rental 
housing,  in  addition  to  other  forms  of 
assistance  that  will  be  provided  to 
community-based  housing  organiza- 
tions. 


Chinatown 

A  comprehensive  development  plan 
for  Chinatown  was  recently  proposed 
by  the  Chinatown  South  Cove  Neigh- 
borhood Council.  The  plan  was  devel- 
oped by  the  community  in  conjunction 
with  the  city  and  the  Boston  Redevel- 
opment Authority  to  provide  a  blue- 
print to  guide  future  development  and 
growth  in  Chinatown,  and  also  to  ex- 
amine strategies  to  realize  the  commu- 
nity's goals  of  affordable  housing,  eco- 
nomic diversification,  and  new 
employment  opportunities.  The  TECH- 
NOPOLIS development  team  will  work 
closely  with  the  Chinatown  South 
Cove  Neighborhood  Council  to  deter- 
mine how  linkage  dollars  generated  by 
the  project  will  be  most  effeaive  in 
helping  to  fulfill  the  vision  of  the  Chi- 
natown Community  Plan. 


It  is  anticipated  that  the  development 
team  will  recommend  to  the  Neighbor- 
hcx)d  Housing  Trust  that  a  portion  of 
the  linkage  dollars  be  targeted  to  sup- 
port the  ongoing  development  efforts 
of  Parcels  A,  B  and  C.  Parcel  A,  being 
developed  by  the  Chinatown  Econom- 
ic Development  Council,  will  provide 
141  new  units  of  affordable  housing 
consisting  of  both  rental  and  condo- 
minium apartments.  The  Asian  Com- 
munity Development  Corporation  was 
awarded  tentative  designation  as  the 
developer  of  Parcel  B  and  plans  to 
build  120  rental  units,  two-thirds  of 
which  will  be  affordable  to  low-  and 
moderate-income  households.  In  light 
of  severe  cutbacks  in  state-subsidized 
housing  programs,  linkage  dollars  will 
have  to  be  utilized  to  offset  the  impacts 
of  these  cuts. 

The  Chinatown  Community  Plan  rec- 
ognizes the  important  role  that  China- 
town's community  service  providers 
play  in  improving  the  quality  of  life  in 
the  neighborhood  and  the  need  to  up- 
grade and  expand  their  facilities.  It  is 
further  anticipated  that  the  TECHNOPO- 
LIS  development  team  will  recommend 
that  housing  linkage  dollars  be  targeted 
to  the  creation  of  the  Chinatown  com- 
munity center  planned  for  Parcel  C. 


The  community  center  will  house  job 
training,  health-care  services,  cultural 
aaivities,  youth  programs,  and  advoca- 
cy services  for  the  Chinatown  commu- 
nity and  adjacent  housing  on  Parcels  A 
andB. 


South  Boston 

South  Boston  is  in  need  of  new  afford- 
able rental  housing  as  well  as  home 
ownership  opportunities  for  first-time 
homebuyers.  South  Boston  Communi- 
ty Housing,  Inc.  (SBCH),  is  currently 
involved  in  two  projects  targeted  at 
first  time  homebuyers:  the  Bolton 
Street  Cooperatives  and  the  Monsignor 
Joseph  W.  Lyons  Development,  Phase  0. 

The  Bolton  Street  Cooperatives  are 
part  of  the  Boston  Co-op  Housing  Pro- 
gram jointly  sponsored  by  the  Boston 
Housing  Partnership  and  the  Public  Fa- 
cilities Department.  The  goal  of  this 
new  affordable  housing  production 
program  is  to  work  with  community- 
based  nonprofit  organizations  to  build 
500-1,000  new  units  of  limited-equity 
cooperative  housing  in  Boston  over 
the  next  several  years.  SBCH  is  in  the 
design  and  development  stage  of 
building  40  co-op  units  on  the  comer 


of  Bolton  and  West  Second  Streets. 
The  development  team  would  like  to 
see  linkage  dollars  directed  to  help  off- 
set the  development  costs  of  this  project 

The  Monsignor  Joseph  Lyons  Develop)- 
ment  has  provided  eight  families  with 
the  opportunity  of  homeownership 
(two  units  are  still  available).  South 
Boston  Community  Housing  is  work- 
ing with  the  City  of  Boston's  Public  Fa- 
cilities Department  in  assembling  par- 
cels adjacent  to  this  site  to  create 
approximately  ten  additional  units. 
The  development  team  will  explore 
with  SBCH  how  linkage  dollars  could 
be  channeled  specifically  to  support 
the  second  phase  of  this  pro)ea. 

Due  to  the  current  oversupply  in  the 
housing  market  there  are  many  unsold 
condominiums  in  South  Boston.  Al- 
though many  of  these  units  have 
dropped  in  price,  they  are  still  beyond 
the  reach  of  most  first-time  homebuy- 
ers. Given  the  serious  cutbacks  in  state 
subsidies  for  affordable  housing  pro- 
duaion,  these  surplus  properties  offer 
one  of  the  few  affordable  opportunities 
for  buyers  or  renters. 


Three  obstacles  prevent  first-time 
homebuyers  from  purchasing  these 
available  properties: 

1.  Purchase  prices  are  too  high. 

2.  Low-  and  moderate-income  home- 
buyers  do  not  qualify  for  conven- 
tional mortgages. 

3.  Homebuyers  lack  sufficient  funds  to 
cover  closing  costs. 

Forest  City  could  assist  SBCH  by  direa- 
ly  negotiating  with  developers  of  such 
troubled  properties  in  order  to  obtain 
for  homebuyers  the  lowest  possible 
price.  To  overcome  the  second  obsta- 
cle, funds  could  be  used  to  buy-down 
the  mortgage  rates  for  first-time  home- 
buyers.  This  mortgage  buy-down 
would  be  similar  to  the  financing  struc- 
!  ture  used  in  the  Massachusetts  Hous- 
ing Partnership's  successful  Homeown- 
ership  Opportunity  Program. 

To  address  the  third  point,  linkage  dol- 
lars from  the  TECHNOPOLIS  project 
could  be  channeled  to  a  pool  that 
would  loan  funds  to  cover  closing 


costs  at  no  interest.  SBCH  would  lo- 
cate available  condominiums,  market 
the  units,  and  identify  and  prequalify 
the  potential  homebuyers. 


Technical  Assistance  to  Chinatown 
and  South  Boston  Community 
Development  Organizations 

Forest  City  would  take  a  direa  role  in 
providing  technical  assistance  and  ex- 
pertise to  local  community  develop- 
ment organizations.  As  noted  above, 
this  assistance  could  take  the  form  of 
negotiations  on  behalf  of  the  CDCs  as 
well  as  providing  access  to  Forest  City's 
extensive  real  estate  development  ex- 
perience. These  areas  may  include 
marketing,  project  management,  con- 
struction management,  and  financial 
analysis. 


JOB  CREATION 

TECHNOPOLIS  will  have  a  major  posi- 
tive economic  impaa  on  the  City  of 
Boston  and  its  neighborhoods  which 
will  enable  residents  to  directly  benefit 
from  Massachusetts'  burgeoning  "new 
economy." 

For  example,  TECHNOPOLIS  will  create 
6,600  construaion  jobs  during  its  con- 
struaion  phase  and  over  10,000  new 
permanent  jobs  (Refer  to  Figures  6.1 
and  6.2).    TECHNOPOLIS  will  have  a 
wide  range  of  employment  opportuni- 
ties for  Boston  residents  with  its  mix  of 
uses,  including  office,  hotel,  retail,  bio- 
technology, medical  research,  diagnos- 
tics, and  therapeutics  jobs.  This  pro- 
jea  will  generate  over  $2  million  in 
jobs  linkage  creating  new  education 
and  training  programs. 


Construction  Jobs 

An  on-site  referral  program  will  pro- 
vide guidance  for  walk- in  applicants  ir 
the  building  trades,  referring  them  to 
the  appropriate  union  hall,  training 
program,  city  agency  or  an  alternative 
opportunity  depending  on  their  need 


or  skill.  Beacon  Construction  Compa- 
ny has  been  a  leader  in  the  Boston 
area  in  setting  new  sundards  for  the 
administration  and  reporting  of  EEO  ef- 
forts. Beacon  Construction  initiated 
the  process  of  preconstruction  meet- 
ings with  subcontraaors  to  review 
goals  and  reporting  requirements. 
Beacon's  reporting  procedures  have 
been  adopted  by  the  Mayor's  Office  of 
lobs  and  Community  Services  as  the 
standard  for  all  contractors. 

In  addition,  Beacon  Construction  has 
jndertaken  several  initiatives  to  pro- 
note  the  construction  industry,  particu- 
larly the  construaion  trades,  as  an  at- 
iractive  career  choice  for  Boston 
residents,  minorities  and  women. 
These  activities  include: 

t  The  World  of  Construction  Pilot  Pro- 
gram. This  program  was  designed 
by  Beacon  Construction  in  collabo- 
ration with  the  Boston  Public 
Schools  to  increase  the  number  of 
students,  particularly  in  those  groups 
currently  underepresented  in  the 
construction  industry,  who  will  reg- 
ister for  instruaion  in  high  school 
construction  programs. 


Summer  Externship  Program.  In 
conjunaion  with  Greater  Boston 
Chamber  of  Commerce,  Boston  Pub- 
lic School  teachers  spend  three 
weeks  at  Beacon  Construction  learn- 
ing about  the  construaion  industry 
so  they  may  better  inform  their  stu- 
dents about  opportunities  in  the 
construction  industry. 

Summer  Internship  Program.  In  con- 
junaion with  the  Boston  Private  In- 
dustry Council,  Boston  high  school 
students  spend  time  at  Beacon  Con- 
struction whereby  they  can  develop 
their  skills  related  to  interests  in  the 
construction  indiistry. 

Beacon  Construction  Company  is  a 
member  of  the  National  Association 
of  Minority  Constraaors  as  well  as 
the  Constractors  Association  of  Bos- 
ton. These  memberships  have  kept 
Beacon  close  to  the  minority  con- 
tracting community  locally  and  na- 
tionally. 


Permanent  Jobs 

The  development  team  will  work 
closely  with  the  Mayor's  Boston  for 
Boston  initiative  to  ensure  that  Boston 
residents  have  maximum  access  to  the 
new  employment  opportunities.  Infor- 
mation about  available  job  openings 
will  be  collected  and  disu-ibuted  to  Chi- 
natown and  South  Boston  community- 
based  organizations,  training  programs 
and  the  Mayor's  Office  of  Jobs  and 
Community  Services'  JobStart  program 
on  a  monthly  basis.  An  on-site  em- 
ployment resource  center  will  provide 
up-to-date  listings  for  people  who  walk 
into  the  complex  seeking  employment, 
and  TECHNOPOLIS  tenants  will  be  en- 
couraged to  participate  in  on-site  as 
well  as  neighborhood-based  job  fairs. 

The  hotel  will  provide  approximately 
350  new  permanent  jobs.  The  hotel 
operator  will  work  closely  with  the 
Mayor's  Office  of  Jobs  and  Community 
Services  to  ensure  that  Boston  resi- 
dents have  first  access  to  these  jobs 
through  neighborhood-based  recruit- 
ment efforts.  Chinatown  and  South 
Boston  community  service  organiza- 
tions will  be  asked  play  a  key  role  in 
organizing  these  recruitment  activities. 
Biotechnology,  biomedical  research 


Construction  Jobs  in  each  Phase: 
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Figure  6.1: 

Technopolis  Construction  Job  Creation 


Cumulative  Permanent  Jobs: 
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Figure  6.2: 

Technopolis  Permanent  Job  Creation 


and  olher  "new  economy"  job  opportu- 
nities will  account  for  more  than  1,000 
of  the  jobs  at  the  complex.  The  devel- 
opment team  will  work  closely  with 
these  employers  to  identify  what  kinds 
of  skills  are  necessary  for  these  jobs  so 
that  Boston  training  providers  can  de- 
velop a  training  timeline  to  ensure  that 
people  can  move  directly  into  jobs  as 
they  become  available. 

Since  many  people  are  not  familiar 
with  the  kinds  of  jobs  available  in  the 
"new  economy"  industries,  the  devel- 
opment team  envisions  working  with 
tenants  to  provide  open  houses  and 
workshops  so  people  interested  in 
training  can  have  a  greater  understand- 
ing of  the  new  occupations  available  at 
TECHNOPOLIS. 


I  JOB  TRAINING 

TECHNOPOLIS  will  offer  a  wide  range 
of  job  opportunities  for  Boston  resi- 
dents. Jobs  linkage  dollars  will  help  to 
provide  the  training  necessary  to  open 
the  doors  to  meaningful  employment. 
The  development  team  will  work  in 
partnership  with  local  training  organi- 
zations in  Chinatown  and  South  Boston 
in  the  development  of  recommenda- 
tions to  the  Neighborhood  Jobs  Trust 
for  training  programs  targeted  to  the 
employment  opportunities  at  TECH- 
NOPOLIS. 

The  development  team  envisions  that 
some  of  the  linkage  dollars  will  be  tar- 
geted to  fund  additional  English  as  a 
Second  Language  (ESL)  programs  in 
Chinatown.  Limited  English  language 
skills  are  often  a  barrier  to  employment 
resulting  in  limited  economic  opportu- 
nities for  Asian  residents.  Many  ESL 
programs  in  Chinatown  have  long 
waiting  lists,  and  a  shortage  of  instruc- 
tors, and  would  benefit  from  additional 
resources  that  would  allow  them  to  ex- 
pand their  capacity.  Occupationally- 
specific  ESL  will  provide  Chinatown 
residents  with  faster  access  to  training 
and  employment  opportunities. 


The  development  team  will  also  ex- 
plore working  with  training  providers 
and  TECHNOPOLIS  employers  to  design 
customized  programs  that  are  specific 
to  the  employers'  needs.  For  example, 
a  biomedical  tenant  may  have  a  need 
for  lab  technicians.  A  skills  training 
provider  would  work  with  that  tenant 
in  designing  a  program  specifically  for 
that  position.  Upon  program  comple- 
tion, graduates  could  move  directly 
into  jobs. 

Lack  of  available  classroom  space  is  of- 
ten an  obstacle  in  setting  up  new  train- 
ing programs.  In  addition,  the  equip- 
ment necessary  for  biomedical  and 
high-tech  training  is  costly.  Many 
training  providers  have  to  hold  classes 
outside  their  community  to  access 
space  and  equipment.  The  develof>- 
ment  team  will  explore  the  possibility 
of  offering  classroom  and  simulated  la- 
boratory space  on-site  to  Chinatown 
and  South  Boston  training  programs. 


■  COMMUNITY  BUSINESS 
DEVELOPMENT 

South  Boston,  Chinatown  and  the 
Leather  Disiria  have  been  fertile 
grounds  for  the  development  of  new 
small-  and  medium-sized  businesses. 
To  encourage  development  of  these 
businesses,  the  development  team  is 
committed  to  two  aaivities: 

1 .  Area  Small  Business  Direaory  -  Eve- 
ry two  years,  beginning  in  1991,  the 
development  team  will  publish  and 
distribute  an  area  business  direaory 
which  will  describe  existing  busi- 
nesses in  Chinatown,  South  Boston 
and  the  Leather  Distria.  The  direc- 
tory will  be  distributed  at  no  cost  to 
purchasing  agents  and  other  execu- 
tives of  businesses  in  the  immediate 
area.  Special  efforts  will  be  made  to 
promote  the  direaory  to  firms  doing 
business  with  Forest  City,  its  tenants, 
its  suppliers,  the  Central  Artery  staff 
and  their  vendors,  and  the  Atlantic 
Avenue  Abuttors  Group. 


the  site.  At  these  forums,  purchas- 
ing agents  and  other  executives 
from  tenants  on  the  site  and  related 
institutions  will  present  information 
on  upcoming  purchasing  require- 
ments as  well  as  purchasing  proce- 
dures used  by  the  entities.  The  de- 
velopment team  will  attempt  to 
involve  purchasing  firms  in  the  area 
through  the  Atlantic  Avenue  Abut- 
tors Group,  which  is  the  two-year 
old  group  of  businesses  and  resi- 
dents in  the  Dewey  Square  and 
Leather  Distria  Area. 


2.  Area  Small  Business  Purchasing  For- 
ums -  On  a  quarterly  basis  beginning 
upon  completion  of  the  first  phase 
of  construaion.  Forest  City  will  hold 
small  business  purchasing  forums  on 


OLYMPIA    &    YORK    COMPANIES     (USA) 


Olymoia  S  York  Comoan.es    USA. 


Public  Benefit^;  of  the  Project 


The  project  will  constitute  an  important  stimulus  to  the  Boston  economy  in  general  and  will 
benefit  particularly  the  Chinatown,  South  Boston  and  South  Cove  communities.  It  offers  a  way 
to  capitalize  on  the  dynamic  of  institutional  expansion  in  the  City  and  the  continued  demand  for 
office  space  in  the  financial  district  without  displacing  or  negatively  impacting  established 
communities. 

Based  on  our  preliminary  plans,  we  estimate  that  construction  of  the  project  should  result  in 
3200  worker  years  of  construction  employment,  spread  over  a  6- 10  year  period.  With  all  of  the 
space  built  out,  we  estimate  there  could  be  6300  permanent  jobs  located  on  the  site. 
Construction  of  the  project  should  provide  $130  million  in  construction  wages,  and  annual 
permanent  employee  payrolls  of  approximately  $  171  million. 

We  will  subscribe  to  the  Boston  Residents  Construction  Employment  Plan  and  will  work  closely 
with  the  Mayor's  Office  of  Jobs  and  Community  Services  to  ensure  that  the  maximum  number  of 
job  opportunities  possible  flow  to  Boston  residents,  especially  women  and  minority  employees. 

The  project  could  generate  job  linkage  funds  of  approximately  $2.6  million,  which  will  be 
applied  to  a  focused  effort  to  provide  employment  and  training  opportunities  for  low  income 
residents  of  adjacent  communities,  allowing  them  to  enter  the  growing  job  market  for  technical 
service  employment.  (The  MBTA  Bus  Terminal  has  been  excluded  fi-om  linkage  estimates) 

Housing  linkage  funds  of  $13.2  million  could  be  generated  by  the  project  With  current  rates  of 
subsidy,  they  should  enable  the  creation  of  approximately  660  units  of  affordable  housing.  The 
developer  will  elect  the  housing  creation  option  and  will  work  with  the  Chinatown,  South  Boston 
and  South  Cove  communities  to  expand  the  supply  of  affordable  housing  in  these  communities. 
Development  of  housing  on  several  of  the  sites  which  will  become  available  as  a  result  of  the 
Central  Artery  project  is  one  opportunity  to  expand  housing  opportunities  without  displacing 
existing  commercial  space  or  residential  units. 

We  are  also  prepared  to  explore  the  involvement  of  Neighborhood  Business  Enterprises, 
Community  Development  Corporations  and  other  community  based  non-profit  organizations  in 
the  project 

Two  child  care  centers  totalling  12,000  sq.ft.  of  space  will  be  included  in  the  project,  meeting  the 
requirements  of  the  zoning  for  the  area.  These  facilities,  including  outdoor  play  area,  will  be 
provided  on  the  upper  concourse  level  so  that  they  are  easily  accessible  from  the  office  tower  and 
research  and  institutional  space. 


TUFTS  UNIVERSITY  DEVELOPMENT  CORPORATION  (TUDC) 


TABLE  11-1. 

JOB  GENERATION  SUMMARY 


II. 


N 


Introduction 


Qkey  component  of  the 
TUDC  proposal  for  the 
development  of  a  technop- 
olis  at  South  Station  is  the 
community  benefits  package.  In  its  pro- 
posal, TUDC  has  maximized  the  number 
of  new  opportunities  created  for  Boston 
residents  and  has  incorporated  into  the 
proposal  opportunities  for  a  variety  of 
new  players.  The  development  proposal 
anticipates  the  creation  of  thousands  of 
new  jobs  for  Boston  residents,  myriad 
new  business  opportunities  for  women- 
owned  and  minority  businesses, 
community  development  corporations 
and  neighborhood  business  enterprises, 
and  additional  opportunities  for  small 
businesses  in  the  incubator  stage  to 
receive  the  needed  technological  assis- 
tance to  start  them  on  their  way.  Further, 
the  development  will  generate  tax  rev- 
enues for  the  City,  attract  foreign 
investment  to  Boston,  generate  approxi- 
mately $9.  6  million  in  linkage  funds  and 
have  other  spin-off  economic  effects 
through  the  creation  of  new  economy 
enterprises.  In  addition  to  benefits  for  the 
community  and  economic  impacts  gener- 
ated by  the  development,  important 
contributions  to  urban  design  and  public 
ait  will  be  made  by  the  South  Station  pro- 
posal. 


TWo  of  the  key  elements  of  the  Tufts 
International  Research  Center  public 
benefits  package  are  the  number  and  the 
range  of  jobs  the  development  will  create, 
and  the  job  training  programs  that  will  be 
part  of  the  development.  The  Center  will 
house  new  economy  industries,  generat- 
ing many  new  employment  opportunities 
in  the  biomedical  and  related  fields  at  all 
levels.  These  jobs  will  be  in  addition  to 
many  jobs  created  by  the  development- 
related  industries.  Biotechnology,  while 
offering  Boston  residents  the  opportunity 
to  Icam  new  skills  in  a  rapidly  growing 
field,  will  bring  economic  benefits  far 
beyond  the  building  of  the  Center. 

The  TUfts  International  Research 
Center  has  a  well-rounded  public  benefits 
package  which  maximizes  benefits  to 
Boston  residents  with  particular  attention 
given  to  neighborhood  groups  in  China- 
town and  South  Boston. 

A.  JOB  CREATION 

The  Tufts  International  Research 
Center  will  house  over  6,000  new  jobs. 
Please  see  Table  II-l.  These  jobs  will  be 
at  all  levels  of  the  market  —  from  main- 
tenance staff  to  Nobel  prize-winning 
researchers.  The  majority  of  these  jobs 
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Tufts  University         100,000 
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253 
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will  be  newly  created  by  companies  which 
have  chosen  to  undertaice  new  endeavors 
at  the  Center,  such  as  the  phannaceuti- 
caJ,  health  services,  medical  devices  and 
biotechnology  companies,  the  hotel,  and 
others. 

Using  the  assumptions  regarding 
square  footage  per  employee  in  the 
BRA'S  "Health  Services  Economy" 
Report,  the  6,000+  permanent  jobs  to  be 
created  at  the  Center  would  break  down 
into: 

•  approximately  330  doctorate  level 
research  positions  in  the  new  labora- 
tories; 

•  approximately  550  mid-level  posi- 
tions requiring  specialized  technical 
training  for  scientific  research; 

•  approximately  2^00  administrative 
or  professional  jobs,  2,100  of  which 
will  be  in  the  oQice  space;  and 

•  approximately  2,750  support  posi- 
tions consisting  of  clerical,  hotel  staff, 
janitorial  and  maintenance. 

Many  jobs  will  require  specialized 
intermediate  level  training  as  discussed 
below.  Jobs  which  will  not  require  spe- 
cialized sicills  will  be  suitable  for  people 
just  coming  into  the  job  market  or  people 
who  have  suffered  the  loss  of  a  job  due  to 
retrenchment  in  the  service  or  defense 
industries.  Other  jobs  will  require  special 
training  at  the  highest  academic  level  — 


doctors,  researchers,  lawyers,  managers, 
etc.  These  jobs  will  be  filled  by  people 
from  the  higher  education  system 
throughout  Massachusetts  and  New  Eng- 
land and  by  lateral  movement  within 
their  field.  In  fact,  the  entire  premise  of 
the  viability  of  the  Center  derives  from 
the  assumption  that  finding  researchers 
in  or  attracting  researchers  to  Boston 
requires  no  investment;  that  high  quality 
researchers  and  research  environments 
are  an  indigenous  resource. 

In  addition,  the  Center  is  expected  to 
generate  over  6,500  (person-year)  con- 
struction jobs.  TUDC  is  committed  to 
filling  as  many  of  these  jobs  as  possible 
with  Boston  residents. 

B.  JOB  TRAINING 

1.  Permanent  Joh/Career  Training 

Central  to  the  development  objec- 
tives for  the  South  Sution  redevelopment 
project  is  the  creation  of  new  economic 
opportunities  for  residents  of  Chinatown, 
South  Boston  and  all  other  Boston  neigh- 
borhoods. One  of  the  routes  to  realizing 
this  objective  is  the  generation  of  new 
jobs  and  the  appropriate  training/retrain- 
ing of  the  resident  workforce  to  fill  those 
positions. 

This  is  also  essential  to  the  marketing 
of  the  Center  and  the  long-term  public 
policy  objective  of  diversifying  Boston's 
economic  base.  The  New  England  Board 
of  Higher  Education  (NEBHE)  spon- 


The  Tufts  International  Research  Center 
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"At  Tufts  Univeniry's  three-year  old 
interdisciplinary  Biotechnology  Engineer- 
ing Center,  20  Massachusetts  biotech 
companies  are  helping  to  undenvrite  new 
courses  in  protein  purification  and  applied 
enzymology. " 

NEBHE  Report 


sored  report  on  "Biomedical  Research 
and  Tfechnology",  June,  1988,  identifies  as 
a  principal  issue  of  concern  that: 

"...there  are  an  inadequate  number 
of  trained  personnel  with  siciils  required 
by  biomedical/  biotech  firms  for  produc- 
tion and  manufacturing." 

Companies  to  whom  the  Center  is 
being  marketed  must  perceive  that  the 
labor  pool  will  be  adequate  for  its  needs. 

The  City  has  recently  announced  sev- 
eral initiatives  in  vocational  education  in 
which  TUDC  proposes  to  participate  in 
order  to  help  assure  an  adequate  labor 
pool  for  the  Center. 

•  Boston  Health  Careers  Academy: 
TUDC  will  work  with  the  City  in  plan- 
ning and  implementing  this  Academy. 
Presumably  one  step  in  this  process  will 
be  to  survey  the  industry  as  recommend- 
ed by  the  New  England  Board  of  Higher 
Education  to  assess  supply  and  demand. 
Working  with  the  industry,  unions,  other 
educational  institutions  and  vocational 
training  providers,  cunicula  and  pro- 
grams can  then  be  designed  and 
coordinated  to  meet  industry's  needs  and 
make  these  jobs  accessible  and  available 
to  Boston  residents. 

•  Biomedical  Technology  Training 
Programs:  TUDC  will  collaborate  with 
the  Bay  State  Skills  Corp.  to  promote  this 
college  level,  degree-granting  program  to 
residents  of  Boston.  The  Director  of  Bay 


State  Skills  Corp.  is  on  the  Management 
Advisory  Committee  of  TUDC  to  help  in 
this  effort  and  others  involving  career 
training. 

•  Conference  of  Boston  Teaching 
Hospitals:  TUDC  will  bring  its  access  to 
the  Conference  through  Tufts  University 
to  the  efforts  described  above  and  others 
which  may  evolve. 

•  Boston  for  Boston:  TUDC  will 
encourage  tenants  to  participate  in  the 
Boston  for  Boston  program  by  recruiting 
graduates  of  the  Boston  Jobs  Academy 
into  new  permanent  positions  created  at 
the  Center. 

As  evidence  of  its  commitment  to  job 
training,  TUDC  can  point  to  an  example 
of  TUfts'  preliminary  response  to  the  mar- 
ketplace need  identified  to  date.  At  Tufts 
University's  three  year  old  interdisci- 
plinary Biotechnology  Engineering 
Center,  20  Massachusetts  biotech  compa- 
nies are  helping  to  underwrite  new 
courses  in  protein  purification  (separa- 
tion science)  and  applied  enzymology.  At 
the  Tufts  Center,  evening  post-graduate 
courses  are  offered  for  professional 
researchers  already  affiliated  with  biotech 
firms  who  wish  to  upgrade  their  expertise 
and  for  engineers  and  scientists  wishing 
to  acquire  new  skills  for  work  with 
biotech  firms.  Specialists  with  expertise  in 
chemical  engineering,  chemistry,  and 
biology  teach  the  principles  and  practice 
of  biotechnology  processing  through  lec- 
tures, seminars,  and  extensive  laboratory 
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work  at  the  Center's  pilot  fermentation 
plant,  one  of  the  largest  academically 
based  facilities  of  its  kind  in  New  Eng- 
land. This  model  may  be  of  use  to  other 
New  England  states. 

Tufts  has  also  begun  a  dual-degree 
program  with  Worcester  Polytechnic 
Institute  to  prepare  veterinarians  for 
careers  in  biotechnology.  Those  enrolled 
in  the  program  will  spend  four  years  pur- 
suing a  Doctor  of  Veterinary  Medicine 
degree  at  Tufts.  An  additional  year  and  a 
summer  will  be  spent  at  WPI,  taking  indi- 
vidually-selected courses  in  areas  such  as 
recombinant  DNA,  and  conducting 
hands-on  thesis  work  toward  a  Master  of 
Science  degree  in  applied  biotechnology. 

2.  Coistnictioi  Job  Tniiiii 

During  the  Ave  to  seven  years  it  will 
take  to  build  Phase  I  of  the  Center  an 
estimated  12,000  construction  jobs  (per- 
son-years) will  be  created.  TUDC  is 
committed  to  working  with  the  City  and 
union  locals  to  prepare  for  such  a  large 
demand  being  placed  on  the  local  job 
market  when  the  Central  Artery/Third 
Harbor  project  and  several  other  large 
projects  are  anticipated  to  be  underway 
at  the  same  time.  TUDC  will  hire  an 
experienced  staff  person  (MBE/WBE) 
approximately  one  year  prior  to  the  com- 
mencement of  construction  to  coordinate 
cooperation  with  the  City  and  the  unions 
in  getting  Boston  residents  into  and 
through  training  programs  to  help  fill  the 
anticipated  immet  demand  for  qualified 


tradespeople.  This  staff  person  will 
remain  through  construction  to  oversee 
project  compliance  with  the  City's  50-25- 
10/Boston  residents  ordinance. 

C.  NEW  BUSINESS  DEVELOPMENT 

Tufts  experience  in  dealing  with  the 
business  community  to  commercialize  its 
intellectual  property  (with  concomitant 
jobs  and  capital  formation)  dates  back  to 
the  early  nineteen  eighties,  shortly  after 
changes  in  patent  law  and  government 
regulations  allowed  -  indeed  encouraged 
-  universities  to  retain  ownership  of  intel- 
lectual property  discovered  under 
govenmient  auspices. 

The  Tufts  Office  of  Patents  and 
Licensing  provides  critical  linkages  for 
academic  researchers:  it  identifies  re- 
search with  potential  for  product 
development;  it  helps  the  researcher/ 
inventor  understand  the  market  needs 
and  product  niche  towards  which  the 
product  can  be  developed;  it  provides 
assistance  in  seeking  patent  protection 
and  developing  the  patent  application;  it 
shapes  the  development  and  marketing 
program  for  the  invention. 

Throughout  those  years,  the  Tufts 
Enzyme  Center  was  a  hotbed  of  cutting- 
edge  research  and  entrepreneurial 
activity.  In  1981,  Penicillin  Assays,  Inc. 
was  formed  around  research  developed  at 
the  Center,  as  was  Genzyme  Corporation 
in  1983.  The  Enzyme  Center  was  spim  out 
of  the  University  in  1984  and  privatized 


The  University  has  sigmdfive  license  deals 
in  the  last  eight  months,  in  areas  ranging 
from  pharmaceuticals  and  biotech,  to  fiber 
optics  and  solid  state  thin-film  electro- 
chromic  coatings.  In  the  process,  four 
Massachusetts  companies  have  been 
formed. 
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Recent  discussions  with  Zero  Stage 
Capital  Copley  Venture  Partners,  3i  and 
others  have  centered  on  the  interactive  role 
these  groups  mi^tplay  in  uncovering 
Tufts '  many  "diamonds  in  the  rough  ". 


Genzyme  is  the  leading  independent 
supplier  of  the  key  active  components 
used  by  manufacturers  of  clinical 
diagnostic  kits  for  diabetes,  and  for 
coronary  artery  and  pancreatic  dis- 
eases. 

From  1982  to  1986,  Genzyme  Corp. 
experienced  an  almost  400  percent 
increase  in  sales,  with  its  number  of 
employees  more  than  tripling.  The 
company's  Ceredase  is  approved  for 
treatment  of  Gaucher's  disease,  a 
fatal  genetic  disorder  that  affects 
10,000  to  20,000 people  in  the  United 
States. 

Unlike  Genetics  Institute,  which  will 
market  EPO  through  established  drug 
companies,  Genzyme  intends  to  sell 
Ceredase  directly.  That  will  make 
Genzyme  the  first  Massachusetts 
company  to  sell  its  own  biotech  thera- 
peutic directly.  Genzyme's  CEO, 
Henri  Termeer,  predicts  that  by  1991 
Ceredase  will  be  contributing  $60 
million  to  $100  million  to  Genzyme's 
annual  revenue;  Genzyme's  revenue 
last  year  was  just  $34  rruUion. 


into  Biopure  Corporation,  which  has 
since  the  recipient  of  $50  million  of  pri- 
vate venture  capital.  Shortly  thereafter,  in 
late  1984,  Tufts  recognized  the  need  to 
formalize  its  efforts  in  the  transfer  of 
technology  to  the  private  sector  and  start- 
ed its  Office  of  Patents  and  Licensing. 

Since  that  time,  the  University  has 
concentrated  its  efforts  on  establishing  a 
firm  foundation  of  patent  protection  for 
its  technology.  Toward  this  end,  guide- 
lines and  procedures  for  this  area  have 
been  developed,  the  visibility  and  credi- 
bility of  the  program  have  been 
established,  and,  perhaps  most  important, 
a  modus  operandi  has  evolved  among 
those  responsible  for  the  success  of  the 
operation.  The  director,  with  guidance 
from  the  Intellectual  Property  Commit- 
tee of  Patents  and  Licensing,  works 
closely  with  the  University  General 
Counsel,  the  Senior  Director  of  Develop- 
ment, the  Director  of  Corporate 
Relations,  the  Associate  Provost  for 
Research,  and  a  number  of  outside 
patent  attorneys  and  consultants  to  struc- 
ture and  implement  policy  as  it  relates  to 
the  protection  and  exploitation  of  Tufts' 
technology. 

With  this  infrastructure  solidly  in 
place,  Tufts  has  recently  moved  forward 
to  the  next  phase  of  its  efforts:  that  of 
promoting  licensing  activity.  Toward  that 
end,  the  University  has  signed  five  license 
agreements  in  the  last  eight  months,  in 
areas  ranging  from  pharmaceuticals  and 
biotechnology,  to  fiber  optics  and  solid 


state  thin-film  elcctrochromic  coatings.  In 
the  process,  four  Massachusetts  compa- 
nies have  been  formed  around  Tufts 
technology:  TYansgenic  Sciences,  Inc. , 
Cytobios,  Inc. ,  Optical  Sensor  Consul- 
tants, Inc. ,  and  Smart  Glass,  Inc.  In  fact. 
Tufts  University  is  a  10%  founding  part- 
ner of  Transgenic  Sciences  which  now 
employs  over  170  people.  Several  more 
companies  are  in  formation  and  likely  to 
appear  in  the  coming  months. 

Tlifts'  activity  in  this  area  has  led  to 
an  increase  in  awareness  not  only  among 
those  corporations  wishing  to  license 
directly  technology  or  sponsor  research  at 
the  University,  but  also  among  venture 
capitalists  with  a  solid,  responsible, 
longer  term  approach  to  value  formation. 
Recent  discussions  with  Zero  Stage  Capi- 
tal, Copley  Venture  Partners,  3i  and 
others  have  centered  on  the  interactive 
role  these  groups  might  play  in  uncover- 
ing Ibfts'  many  "diamonds  in  the  rough". 

It  is  expected  that  Ibfts'  interactions 
with  the  business  community  will  prolifer- 
ate in  the  years  ahead,  building  toward 
the  opening  of  the  Center.  This  prolifera- 
tion will  be  the  result  of  increased 
awareness  on  the  part  of  industry  and  of 
Tufts'  proactive  efforts  in  this  regard. 
Efforts  are  currently  underway  to  opti- 
mize the  use  of  the  University's 
Development  Division  to  establish 
Tufts/industiy  research  ties.  Longer  term 
plans  for  expansion  of  the  Patent  and 
License  Office  and  augmentation  of 
Tbfts'  Patent  and  Licensing  Office  will  be 
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accomplished  in  a  measured  manner  as 
needs  are  aeatcd  by  the  environment 
envisioned  for  the  Center. 

The  objective  of  the  TUfts  Patents  and 
Licensing  Office  will  continue  to  be  to  act 
as  an  agent  of  outreach  to  the  regional, 
national  and  international  business  com- 
munities relative  to  nascent  technologies 
and  state  of  the  art  research  in  order  to 
facilitate  the  transfer  of  this  intellectual 
property  from  the  academic  setting  to  an 
arena  in  which  its  economic  potential 
may  be  realized. 

0.  THE  CONFERENCE  CENTER 

The  Conference  Center  facilities  to 
be  created  as  part  of  its  hotel  complex 
should  be  considered  separately  as  a 
public  amenity  since  these  facilities  will 
serve  Boston's  downtown  financial  and 
metropolitan  communities  as  much  as 
they  will  the  Center's  international  visi- 
tors. The  conference  facilities,  set  in 
luxurious  surroundings,  will  have  the 
capacity  to  host  a  single  meeting  of  3,500 
attendees  or  numerous  smaller  meetings. 

Meeting  rooms  and  an  auditorium 
will  be  available  for  lectures,  audio-visual 
presentations  and  seminars.  Special  tele- 
conferencing facilities  will  be  constructed 
to  accommodate  the  increasing  demand 
for  more  sophisticated  telecommunica- 
tions facilities.  This  facility  will  be  tied 
into  the  teleconferencing  auditoriimi  of 
the  Sackler  Center  for  Health  Sciences 
Commimications  on  the  Tufts  Health 


Sciences  campus,  as  well,  allowing  elec- 
tronic communication  across  the  street  or 
around  the  globe. 

Also  of  significant  public  interest  will 
be  the  grand  ballroom  where  banquets 
and  grand  social  galas  will  be  held,  as  well 
as  large  day-time  functions.  These  facili- 
ties, together  with  the  hotel  restaurants 
and  cafes,  are  not  to  be  overlooked  as 
public  amenities  of  importance  to  a  thriv- 
ing international  city. 

E.  NBE,  CDC,  MBE  AND  WBE 
INVOLVEMENT 

TUDC  will  develop  an  aggressive 
program  to  provide  business  opportuni- 
ties to: 

•  Minority  Business  Enterprises 

(MBEs); 

•  Women  Business  Enterprises 
(WBEs); 

•  Neighborhood  Business  Enterprises 
(NBEs);  and 

•  Community  Development  Corpora- 
tions (CDCs). 

TUDC  will  engage  a  M/WBE  firm  to 
implement  the  program.  This  firm  will 
coordinate  this  program  to  guarantee  the 
involvement  of  these  four  types  of  organi- 
zations in  the  development  and  operation 
of  the  Center. 
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The  potential  areas  for  iiiclusion  of 
these  groups  are: 

1.  Development  Team:  As  members 
and  consultants  on  the  development 
team. 

2.  Tbfts  International  Research  Cen- 
ter On-site  at  South  Station  as 
tenants,  or  as  providers  of  goods 
and/or  services. 

3.  Community  Benefits:  As  operators 
of  or  consultants  to  the  proposed 
community  benefits  programs. 

4.  Financing:  As  venture  capital 
investors  or  lenders  for  the  proposed 
development. 

The  specific  programs  outlined  below 
do  not  preclude  other  programs  which 
may  be  developed  after  designation, 
working  with  the  TUDC  coordinator  and 
the  various  interested  parties. 

I.DevelopneitTeim 

a.  Each  member  of  the  TUDC  team 
has  an  established  history  of  working  with 
certified  MAVBEs.  All  development  team 
members  and  consultants  will  be  required 
to  use  best  faith  efforts  to  contract  with 
M/WBEs  and  NBEs. 

TUDC  and  its  coordinator  will  pro- 
vide referrals,  information,  and  guidance 
to  increase  opportunities. 
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b.  TUDC  will  hire  an  MBE  or  WBE 
as  a  part  of  the  development  team  to 
monitor  construction  employment  and 
ensure  compliance  with  the  50-25-10 
Executive  Order  and  Boston.  Compliance 
with  these  regulations  will  create  3,000 
construction  jobs  for  minorities  and  1,200 
construction  jobs  for  women. 

c.  TUDC  commits  to  designate  a 
MBEAVBE/NBE  as  exclusive  leasing 
agent  for  the  26,200  s.  i.  of  retaU  space  at 
the  Center. 

2.  Tenants/On-SitB 

a.  TUDC  will  undertake  an  aggres- 
sive marketing  program  to  target  25%  of 
the  retail  space  in  the  Center  for  >fBEs. 

b.  TUDC  will  solicit  a  community- 
based  day  care  operator  for  the  on-site 
center.  The  development  of  the  day  care 
centers  will  be  undertaken  in  consultation 
with  the  Tufts  day  care  staff  and  faculty. 

c.  TUDC  will  undertake  a  bidders' 
conference  for  goods  and  services  needed 
on-site  at  the  Center.  A  purchasing  goal 
of  10%  from  these  four  groups  will  be 
established. 

3.  Commmiity  Beiefits 

a.  TUDC  will  undertake  a  program  to 
secure  operators  for  the  proposed  day  care 
centers  in  Chinatown  and  South  Boston.  In 
all  three  service  areas,  TUDC  will  target 
engagement  from  the  four  groups. 


b.  TUDC  is  proposing  the  possibility 
of  development  of  two  affordable  hous- 
ing projects,  one  in  Chinatown  and  one  in 
South  Boston.  In  each  case,  it  is  contem- 
plated that  a  local  development  entity 
would  be  designated  as  developer  of  a 
site.  TUDC  is  prepared  to  offer  technical 
assistance  to  the  CDCs  during  the  devel- 
opment process. 

c.  TUDC  will  attempt  to  secure 
NBE/CDC  operators  for  any  off-site  job 
training  programs  in  South  Boston  and 
Chinatown. 

d.  Cultural  facilities  and  the  creation 
and  installation  of  art  work  may  provide 
opportunities  for  NBEs  and  MBEs. 

4.  VeatHre  Capital/FiRaaciai 

TUDC  has  developed  this  framework 
with  a  long-term  focus  in  mind.  The  four 
groups  have  not  only  been  incorporated 
as  part  of  the  initial  development  team, 
but  as  viable  business  enterpnses  pro- 
viding necessary  goods  and  services  over 
the  long  run  for  the  Center.  The  econom- 
ic spinoffs  of  assisting  local  neighborhood 
businesses  and  creating  new  neighbor- 
hood jobs,  of  providing  contracts  and 
projects  for  minority  and  women  business 
enterprises,  and  of  including  neighbor- 
hood community  development 
corporations  in  the  development  of  local 
Chinatown  and  South  Boston  benefits 
has  far  greater  impacts  than  just  having 
these  groups  participate  as  up-front 
members  of  the  development  team. 


TUDC  will  seek  out  and  develop 
banking  and  fmancial  relationships  with 
the  four  groups  wherever  possible  and 
appropriate  and,  in  so  doing,  help  estab- 
lish this  component  of  the  "new 
economy"  in  a  meaningful  way. 

5.  Neighboriioori  Housing 

Should  appropriate  sites  be  available, 
TUDC  proposes  that  the  South  Cove 
neighborhood  housing  be  developed  by 
NBEs  or  CDQ  to  be  selected  through  an 
open  community  process.  This  develop- 
ment could  represent  significant 
organizational  development  and  income 
opportunities.  Opportunities  for  NBE, 
CDC,  and  M/WBE  involvement  include 
development  management,  consulting, 
design  and  construction,  and  property 
management,  leasing,  and  marketing. 
TUDC  is  prepared  to  work  with  the  City, 
the  Neighborhood  Housing  Trust,  com- 
munity, and  the  designated  NBE/CDC  to 
target  linkage  dollars  from  the  Center  to 
any  housing  development. 

F.  PUBUC  ART 

TUDC  regards  the  achievement  of  a 
sufficiently  high  quality  level  of  public 
amenities  as  essential  to  the  successful 
marketing  of  the  Center.  The  presence  of 
works  of  art  is,  in  turn,  critical  to  achiev- 
ing that  quality. 

Therefore,  although  not  a  require- 
ment of  the  Request  For  Proposals, 
TUDC  proposes  to  allocate  funds  to  the 
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creation  and  installation  of  works  of  art 
in  public  spaces  throughout  the  Center. 

TUDC  views  this  component  of  the 
project  as  an  opportunity  to  sponsor  and 
work  with  the  local  art  community.  To 
accomplish  that  objective,  TUDC  propos- 
es that  a  committee  be  established  with 
representatives  from  various  interested 
constituencies,  including  many  members 
of  the  Massachusetts  Cultural  Alliance. 

TUDC  would  look  to  this  committee 
to  work  with  it  in  establishing  working 
guidelines  and  policies,  budget  allocation 
formulas,  artist  eligibility  and  selection 
criteria,  a  juiy  member  selection  process, 
and  such  other  matters  as  will  arise  in  the 
administration  of  the  program. 

TUDC  envisions  the  Center  as  a 
place  not  only  where  graphic  arts  daily 
enhance  the  urban  experience,  but  where 
performance  arts  of  all  sorts  will  be  invit- 
ed to  enrich  and  complement  the  hard 
work  and  intellectual  stimulation  on- 
going in  commerce  and  the  sciences.  The 
spirit  and  design  of  the  Center  are 
intended  to  nurture  everything  from 
painting  to  dance  to  lectures  to  computer 
graphics  and  video,  making  the  Center 
truly  a  cosmopolitan  home  for  the  culture 
of  the  21st  century. 

G.  UNKABE 


The  $9.  7  million  in  linkage  dollars  gener- 
ated by  the  Center  are  estimated  in  Table 
II-2. 

H.  PROPERTY  TAXES 

Permanent  property  tax  revenue  to  be 
generated  by  the  Center  upon  full  build- 
out,  is  estimated  in  Table  II-3.  A  tax 
agreement  with  the  City  should  be  dis- 
cussed to  assist  the  project  to  phase  into 
full  assessment.  This  would  enhance  early 
economic  viability  and  specifically 
encourage  new  economy  industries  to 
locate  in  Boston. 
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The  Center  will  be  subject  to  Articles 
26A  and  26B  of  the  Boston  Zoning  Code 
which  will  obligate  TUDC  to  pay  linkage. 


PrHrM  Caa^Mat   B.IF. 

IMlCtiMM 

Eligikl* 
E.S.F. 

Articl* 
2S« 

Artkl* 
2S0 

TaUl 
Lflkag* 

Tufts  University 

100,000 

0 

100,000 

$500,000 

$100,000 

$600,000 

Corporate  Labs 

328.400 

100.000- 

278,400 

1.392.000 

278,400 

1.370.400 

MultJ-Tenant  Labs 

150,000 

0 

150,000 

750.000 

150,000 

900.000 

Government  Offices 

50.000 

0 

50,000 

250.000 

50.000 

300.000 

Office  Tower 

698,600 

100.000. 

598,600 

2.993.000 

598.600 

3.591.600 

Hotel 

574,700 

100,000. 

474,700 

2.373,500 

474.700 

2.848.200 

Reuil 

26,200 

0 

26,200 

131,000 

26.200 

157.200 

Parking  /  Deck 

540.000 

540,000 

0 

0 

0 

0 

Utalt 

!,4S7,900 

840,000 

1.027,000 

$0,130,500 

$1,027,300 

$0,707,400 

Table  11-2. 

Linkage  Calculations 


PrHrM  CwipMM*!   G.S.F. 

EitiMM 

CMt 

TuM  ID 

Tufts  University 

100.000 

$25,600,000 

$612,000 

Corporate  Labs 

328.400 

84.100.000 

2.010.000 

Multi-Tenant  Labs 

150.000 

38.400.000 

918.000 

Government  Offices 

50.000 

12.800.000 

306.000 

Office  Tower 

698,600 

211.100.000 

5.046,000 

Hotel 

574,700 

133,700,000 

3,195,000 

Retail 

26.200 

(21 

12) 

Pariong/Deck 

540.000 

95.200,000 

2.276,000 

Table  11-3. 

Property  Tai  Calculations 


TMila 


2,407,300      $001,000,000    $14,305,000 


(1)  Calculated  as  total  development  cost  times  commercial  tax  rate 
of$23.9Q/$1,000. 

(2)  Calculation  included  in  Office  Tower. 


l^llii.lL'tH:l,'IWIil,'I.H:li^M:l4ll7rnn 


III.   NEIGHBORHOOD 


A.  Compliance  with  Chinatown 
Community  Plan 


n  1986,  Tufts  University 
submitted  to  the  BRA  an 
Institutional  Master  Plan 
(IMP),  which  contained  the 
proposal  for  a  ten  year  expansion  of 
Tufts'  South  Cove  campus  as  shown  in 
Table  III-l.  In  light  of  the  opportunities 
for  expansion  at  South  Station  and  recent 
planning  work,  TUDC,  if  designated  as 
developer  of  the  Air  Rights,  would  seek 
to  persuade  Tufts  to  reconfigure  its  IMP 
for  South  Cove. 

The  South  Station  RFP  and  China- 
town Community  Plan  are 
complementary  documents.  Both  are 
designed  to  achieve  the  planning  goals 
and  objectives  of  Chinatown  residents 
and  businesses.  Any  revisions  to  the  IMP 
would  seek  to  contribute  significantly  to 
achieving  the  community's  stated  objec- 
tives: 

•  To  consolidate  institutional  uses; 

•  To  create  more  affordable  housing; 

•  To  generate  employment  and  train- 
ing opportunities  for  residents; 

•  To  diversify  the  neighborhood 
economy;  and 


•  To  create  new  open  space. 

First  and  foremost,  the  new  IMP 
would  affirm  a  commitment  to  creating 
opportunities  for  more  affordable  hous- 
ing. The  new  IMP  would  not  call  for 
development  of  housing  over  the  air 
rights  over  the  Turnpike  by  Tufts,  as  pre- 
viously proposed.  Development  in  South 
Cove  could  be  concentrated  along  Knee- 
land  Street,  thus  creating  an  institutional 
spine  extending  from  the  New  England 
Medical  Center  down  to  South  Station 
and  allowing  a  consolidation  of  the  resi- 
dential section  of  Chinatown. 

The  new  IMP  would  propose  that  the 
community  housing,  day  care,  fitness  cen- 
ter, and  commercial  space  which  may  be 
available  for  development  on  the  Univer- 
sity land  be  developed  by  an  NBE  or 
CDC.  TUDC  understands  that  the 
Trustees  of  Tufts  University  would  con- 
sider making  land  in  the  Chinatown  area 
available  to  an  MBE/CDC  designated  as 
developer  thereof  upon  resolution  of 
three  issues: 

1.  Approval  of  Tufts  University's 
amended  Institutional  Master  Plan; 
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TABIi  MM. 
TUFTS  UNIVERSITY 
MASTER  PLAN  — July,  1989 
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Square  Feet 


1.  M&V  Complei 


Laboratory 
Administration 
Classroom 
Retail  /  Service 
Subtotal 


220,000 

111,000 

27,000 

0 

358,000 


2.  P-2  Parcel 


Laboratory 

YMCA 

Retail  /  Service 

Housing 

Subtotal 


159,900 

38.100 

5,500 

297,000 

500,500 


3.  R-1  Parcel 


Laboratory 
Administration 
Retail  /  Service 
Housing 
Subtotal 


340,200 

75,600 

5,600 

151,200 

572,600 


4.  South  Statioa 


GRAND  TOTALS         1,431,100 
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zoning  which  reflects  the  new  Master 
Plan;  and 

3.  Issuance  of  full  permits  for  devel- 
opment of  the  Center  by  TUDC. 

A  revised  IMP  will  have  a  number  of 
beneficial  impacts  on  Chinatown,  consis- 
tent with  the  spirit  and  intent  of  the 
Community  plan,  including: 

•  creation  of  substantial  new  housing 
opportunities  by  a  CDC/NBE  and 
reinforcing  of  existing  residential 
area; 

•  reinforcing  and  greening  of  pedes- 
trian link  between  Asian  business 
district  and  residential  district; 

•  creation  of  new  neighborhood  pub- 
lic spaces; 

•  new  neighborhood  day  care; 

•  new  neighborhood  business  oppor- 
tunities; 

•  creation  of  a  permanent  home  for 
the  YMCA; 

•  creation  of  laboratory  space  devel- 
opment opportunities  adequate  to 
meet  Tufts'  short  and  long  term 
expansion  requirements;  and 

•  consolidation  of  institutional  uses 
along  Kneeland  Street. 
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B.  JOBS 

TUDC  is  committed  to  working  with 
the  City  to  identify  Chinatown  and  South 
Boston  residents  seeking  employment 
who  are  suitable  for  the  many  other  jobs, 
construction  and  otherwise,  which  will  be 
created  at  the  Center.  TUDC  proposes 
that  Chinatown  and  South  Boston  resi- 
dents be  given  priority  for  student  slots  to 
be  created  at  the  Health  Sciences  Acade- 
my. TUDC's  full-time  Employment 
Coordinator  will  use  best  efforts  to  see 
that  at  least  25%  of  all  permanent  jobs 
created  at  the  Center  are  filled  by  China- 
town and  South  Boston  residents.  This 
will  be  accomplished  by  a  substantial  pro- 
gram of  direct  outreach,  coordinating 
with  existing  job  training  and  social  ser- 
vice programs  and  with  employers  at  the 
Center.  The  Employment  Coordinator 
will  also  oversee  compliance  with  the 
Mayor's  Executive  Jobs  Order  for  con- 
struction employment. 

C.  AFFORDABLE  HOUSING 

1.  CbwatoMffl 

If  the  University's  land  becomes 
available  for  the  creation  of  housing, 
TUDC  will  work  with  the  Chinatown 
community  to  1)  create  an  opportunity 
for  the  development  of  affordable  hous- 
ing where  one  did  not  exist  before,  and  2) 
enhance  the  affordability  of  that  housing, 
whether  it  be  rental  or  ownership.  Pre- 
liminary massing  indicates  that  at  least 
200  units  of  two-  to  four-bedroom  apart- 


200  units  of  two-  to  four-bedroom  apart- 
ments could  be  constructed,  with  a  lieavy 
concentration  of  larger  family  units.  The 
design  presented  in  this  proposal  is 
intended  to  be  conceptual.  The  exact  unit 
count  and  bedroom  mix  will  be  deter- 
mined by  the  NBE/CDC  developer  of  the 
site.  TUDC  is  prepared  to  offer  technical 
assistance  to  the  NBE/CDC  housing 
developer.  Such  a  development  could 
become  one  of  the  most  significant  hous- 
ing opportunities  made  available  for 
Chinatown  for  generations. 

2.  South  BostM 

TUDC  proposes  to  work  with  South 
Boston  Community  Housing,  Inc.  to 
develop  affordable  housing  in  South 
Boston.  Specifically,  TUDC  proposes  to 
make  available,  over  and  above  linkage,  a 
financial  contribution  of  up  to  $500,000, 
to  help  make  these  units  affordable  either 
as  rental  units  or  homeownership  oppor- 
tunities for  South  Boston  residents. 
These  funds  would  be  made  available  out 
of  construction  loan  proceeds  for  the 
parking  and  deck  at  the  Center.  TUDC  is 
prepared  to  offer  technical  assistance  to 
South  Boston  Housing,  Inc.  as  well. 

3.  University  HoHsini 

TUDC  will  undertake  a  study  of  the 
housing  needs  of  Tufts  University's 
Health  Sciences  campus  employees  and 
students  to  determine  the  extent  to  which 
they  place  a  demand  u]x>n  the  supply  of 
housing  in  the  immediate  neighborhood. 


TUDC  is  prepared  to  enter  discussions 
with  the  BRA  about  ways  to  mitigate 
these  demands,  such  as  the  purchase  of 
market  rate  housing  in  the  South  End, 
where  an  excess  of  supply  reportedly 
exists,  and  investigation  of  the  possibility 
of  locating  housing  in  projects  proposed 
for  the  Hinge  Block. 

D.  DAY  CARE 

For  more  than  sixty  years,  the  Eliot- 
Pearson  Department  of  Children  Study  at 
Tufts  University  has  concentrated  on  the 
study  of  the  development  of  young  chil- 
dren. It  is  a  department  in  College  of 
Arts  and  Sciences  with  important  links  to 
other  departments  and  schools  at  Tufts 
including  medicine,  dentistry,  nutrition, 
sociology,  education,  public  policy,  and 
psychology  as  well  as  to  other  institutions 
within  the  Greater  Boston  area.  Integral 
facilities  of  the  Department  include  the 
Eliot-Pearson  Children's  School,  the 
Tufts  Educational  Day  Care  Center,  and 
the  Pitcher  Curriculum  Resource  Labora- 
tory and  Media  Center.  The  Department 
offers  graduate  programs  in  Applied 
Child  Development  leading  to  M.A., 
M.Ed.,  M.A.T.,  and  Ph.D.  degrees. 

The  Tufts  Educational  Day  Care  Cen- 
ter, founded  in  1969,  has  long  been  a 
national,  regional,  and  local  model  for 
the  field  of  early  childhood  education. 
Affiliated  as  a  laboratory  for  the  Eliot- 
Pearson  Department  of  Child  Study, 
Tufts  Day  Care  offers  an  innovative  year- 
round,  full-day  educational  preschool  and 
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kindergarten  program  for  children  from 
within  the  Tufts  community  and  its  sur- 
rounding cities. 

TTie  Center  is  located  in  a  state-of- 
the-art  preschool  facility  on  the  Tufts 
main  campus.  Each  of  the  four  class- 
rooms is  staffed  by  three  teachers  who 
hold  either  Bachelor's  or  Master's 
degrees  in  early  childhood  education  and 
by  a  variety  of  graduate  teaching  assis- 
tants, student  teachers  and 
undergraduate  field  workers. 

TTJDC  will  comply  with  the  require- 
ments of  Article  40  by  constructing  a 
minimum  of  12,000  s.  f.  of  day  care  space. 
4,000  s.  f.  of  this  space  will  be  constructed 
at  the  Center  and  4,000  s.  f.  will  be  con- 
structed as  part  of  the  proposed  new 
development  in  Chinatown.  An  addition- 
al 4,000  s.  f.  will  be  constructed  in  South 
Boston. 

As  has  been  demonstrated  repeatedly 
by  Tufts  University  over  the  years,  it  is 
committed  to  quality  child  care.  TUDC  is 
eager  for  the  opportunity  to  demonstrate 
this  commitment  again  at  the  Center,  in 
Chinatown,  and  in  South  Boston  by  mak- 
ing available  consultation  services  of  the 
Tufts  University  faculty  and  staff. 

E.  CULTURAl/COMMUNITY  SPACE 

The  conceptual  design  for  the  China- 
town housing  development  includes  a 
cultural/community  space.  TUDC  would 


support  the  inclusion  of  such  an  amenity 
in  a  new  development  in  South  Cove. 

F.  OPEN/RECREATION  SPACE 

Development  of  the  IMP  as  proposed 
will  actually  increase  the  amount  of  use- 
able public  open  and  recreation  space  in 
Chinatown  by  placing  this  land  in  the 
control  of  an  NBE/CDC  which  could,  as 
the  enclosed  design  indicates  include 
such  space  in  its  planning  for  the  site.  As 
shown,  a  pocket  park/amphitheatre  could 
be  created  on  Tyler  Street  for  use  by  the 
general  public.  A  controlled  play  area 
could  be  created  for  the  day  care  center. 
New  recreational  facilities  could  be  con- 
structed for  the  YMCA.  A  general 
"greening"  and  improvement  in  quality  of 
the  street  scape  would  result  from  new 
plantings,  street  furniture  and  amenities 
which  would  be  part  of  the  development. 
These  improvements  would  be  focused 
along  Harrison  Avenue  and  lyier  Street 
and  could  culminate  in  a  new  cul-de-sac 
in  front  of  Tai  Tung  Village  at  the  corner 
of  lyier  and  Oak  Streets. 
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